
Post Flood Requirements, Damage 
assessments, and Increased Cost of 

Compliance



Understanding 
Substantial Damage

“The 50% Rule”:
If damages from ANY source 
(flood, fire, tornado, alien 
attack, zombies, etc..) exceed 
50%.

The structure must be 
brought into compliance 
with floodplain regulations 
(elevated or floodproofed).



The formula

Cost of damage > 50%         
Market value of the building

_____________
$140,000 house

$75,000 damage

Substantial Damage

= 54%



Determining Building Value

• Building value is the market value of the building prior 
to the damage or improvement.
• Tax assessors records
• Professional appraisal to appeal building value

Apply your approach consistently!

Substantial Damage



Cumulative Substantial damage tracking (example)

1999 - $20,000 damage / $100,000 = 20% damage
2001 - $10,000 damage / $120,000 = 8% damage 
2008 - $28,600 damage / $130,000 = 22% damage

50% cumulative damage

Building must be brought up to flood code!

The Illinois state model ordinance tracks CUMULATIVE substantial damage

Substantial Damage



Post Flood Responsibilities

 MOVE FAST!  Don’t wait for 
FEMA!

 Identify, tag, photograph, and 
document flooded structures

 Post information for the public 
on permit requirements.  Use 
media sources.

 Provide technical information

 Contact State or FEMA for 
assistance and guidance if 
needed.



Field Inspections During FloodCrest



Hire a foreign 
exchange student 
from Nepal

Be heartless.  
Cold. 
Tough love!!

Eventually you 
will get a hug!

Tag Every Building From a Boat!!



Post Flood – Survey

 Document high 
water marks

 Digital photos

 Mark locations 
on map

 Post notices on 
properties 

 Follow up letters



Think about where you place your 
notices

15 feet 
above 
ground! 



Cull the Herd  
100% damaged





The Pierce 
Home

Henderson 
County, IL 



The Pierce 
Home

Henderson 
County, IL 



Focus on the Tough Ones
40% – 60% Damaged



Sometimes they are tough!

Ottawa Central School

One inch of flooding.

Fall 2008



Learn to use the SDE    

•Print out the user’s manual

•Obtain the base cost #s from 
Marshall Swift or Mean (I can’t 
say that)

•Do a couple of trail runs.

•Use the Mississippi “cheat 
sheet” to enter the percent 
damage for each component.

•Be fast, uniform, & equitable.

•Get the letters out ASAP.

•Can address challenged 
estimates later.  



• On site inspection done  for 
each flooded structure. 

• Information recorded on 
damage inspection  
worksheets (field sheets).

• Entered into SDE back at 
the office.

Learn to use the 
SDE (cont.)



Learn to use the SDE 



Learn to use 
the SDE –
Tab 1 

1. Subdivision

2. Building Address

3. Community

4. Mailing Address



Learn to use 
the SDE -
tab 2

1. Structure info
2. Structure info
3. Damage info
4. Inspector
5.  NFIP info.
6. Community notes



Learn to 
use the SDE 
– tab 3

1. Sq. footage
2. Cost Adjust
3. Additional costs
4. ACV



Learn to use the SDE – tab 4



SDE Inspection Elements

 Foundation
 Superstructure (Framing 

and Masonry)
 Roof
 Insulation and weather 

stripping
 Exterior Finish
 Interior Finish (Drywall)
 Doors-Windows-Shutters
 Lumber Finished

 Hardware
 Cabinets-Countertops
 Floor Covering
 Plumbing
 Electrical
 Built-in Appliances
 Heating-Cooling (HVAC)
 Painting



The “Cheat Sheet”
Foundation – These numbers can be revised downward if the inspector is reasonably 
assured no damages have occurred.

Basement or crawlspace masonry foundations-
10% if minor hairline cracks and fractures or cosmetic (clean up, re-seal, paint, etc..)
50% if cracked, bowed, or fractured on one or more walls
100% if structural damage such as blow out or caved in walls

Slab on Grade Foundations –
10% damage unless the foundation is undermined.
30% if foundation is undermined
75% if foundation is broken or bowed

Joist and Pier Foundations
15% damage – for water depths exceeding height of floor
100% damage where building has moved from foundation

This criteria is based on foundations that are substantially intact and do not include damages 
caused by subsidence or shifting of the foundation. In some cases hydrodynamic forces has 
caused an upheaval in slab on grade foundations. In this circumstance, individual 
assessment will be required.



The “Cheat Sheet”

Exterior Finish
30% if waters less than 4 feet
60% if waters greater than 4 feet but less than ceiling height
100% if water above ceiling height

These number are based on hydro dynamic forces acting on the exterior walls of the 
structure. Some brick or brick veneer structures may have actual damages less than 
those shown. 

Interior Finish  - based on interior finishes susceptible to flood damage
30% if waters less than 4 feet
60% if waters greater than 4 feet but less than ceiling height
100% if water above ceiling height













Learn to 
use the 
SDE –
tab 5

Damage output.  
Use tax 

assessment.



Learn to use 
the SDE –
tab 6

Photos and 
documentation





SDE Version 1.0

 The SDE package includes the SDE software 
on CD, the Field Workbook, a User’s Manual, 
and Desk Reference to assist local officials 
with their substantial damage 
determinations. 



New Features

 Evaluate non-residential structures
 Square footage determination tool
 Search function to sort records
 Import feature for community property data which can be used to 

create property records prior to doing assessments (pre-event)
 File upload function to attach photos and documents 
 Assignments feature for use by supervisors or coordinators with 

inspectors
 Mapping Tool for use with Shareware to display files in several 

freely available mapping applications



EXAMPLE

The Rulo
Home
Grafton , IL



Property Record Card Front



Property Record Card Back



What is Increase Cost of 
Compliance (ICC)??

 Part of the standard Flood Insurance Policy.  
 Not a grant.
 Up to $30,000 to assist with code compliance:

 Floodproof
 Relocate
 Elevate
 Demolish



Shutting the Window of Opportunity

 Intent letters sent to community 1 month
 Pre – application deadline 2 months
 Pre apps received and reviewed 1 month
 Full app request to community 1 month
 Full apps reviewed by state 1 month
 B/C and environmental review 2 months
 Prepare paperwork and send to FEMA 2 months
 FEMA review and approval 3 to 8 months
 Grant agreement to locals 1 or 2 months
 Public meetings 1 or 2 months
 Appraisals 2 or 3 months
 Review of appraisals 2 or 3 months
 Local title search 1 month
 Agreement 1 month 
 Closing 1 month
 Demolition 3 to 8 months
 Close out 1 year or more
 Mitigation Plan? add another year!



ICC opens the Window of Opportunity



How to Qualify for ICC??
Three conditions must be met for 

an ICC claim to  be paid:

 Building must be covered by a 
Standard Flood Insurance 
Policy.

 Structure must be substantially 
damaged or cumulatively 
substantially damaged by a 
flood. 

 The building has a history of 
NFIP claim payments that 
satisfy the definition of “target 
group repetitive loss structure”.



How to File a Claim

 Copy of the substantial damage determination from the 
community (not the insurance claim).

 Bids from licensed contractors to elevate to FPE.

 Copy of the ordinance section requiring cumulative substantial 
damage.

 Contact the insurance company or agent who wrote the flood 
policy to file an ICC claim. 

 Insurer assigns a claims representative who will process the ICC 
claim. 



Damage Assessment Letter



What if….

 The adjusters say:
 I don’t’ think there is that much damage
 When you deduct the cost of elevation, it is back under 50%
 You don’t have the authority to require this structure to be 

elevated.
 The replacement cost of this house is MUCH higher

•What they REALLY meant to say is:
•I have never taken the time to read the NFIP Manual, the ICC 
Guidebook, or your local ordinance so I don’t have the foggiest 
idea that you, the local official, has TOTAL authority determining 
substantial damage and I apologize for my ignorance and I hope 
you will not embarrass me in front of my other insurance 
adjuster pals. *

•*Ray Nees, Rock Island County



When ICC is Approved

 NFIP will only will 
only release the funds 
when an elevation 
certificate and local 
building permit 
showing compliance is 
provided .







ONE MONTH 
AFTER THE 
FLOOD!!!!!!!!



New Request From Adjusters:

 Elevation cert prior to the 
date of loss

 Flood zone

 Dollar figure of loss 
related to flood

 Cost to rebuild (without 
elevation)



If your community has any Rep Loss 
properties…

There is NO, NO, NO, NO, NO, NO, 
NO, NO reason that you should not 
have adopted a cumulative 
substantial damage provision in 
your local ordinance!!!

NO REASON!



•Get the Quick Claims data.  
Call people with policies who 
you suspect to have been sub 
dam. (most agents don’t inform 
their clients)

•Develop a list of Elevation 
Contractors (ones who have 
done prior ICC projects) and 
provide the list to residents.

•Quick response.  Call ASAP to 
get a bid and schedule a 
contractor. 

•Not all policies are NFIP.  
Forced placed may not have ICC 
provision (or a reduced 
coverage limit).   Example:  
$57,419 coverage - $50,200 
claim = $7,219 left to elevate.

More tips:



ICC Before and After



Brian A. Eber, CFM

NE Illinois Floodplain Program Coordinator

Illinois Office of Water Resources

2050 W. Stearns Rd, Bartlett, IL

(847) 608-3100 ext 32059            brian.eber@illinois.gov
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